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INTRODUCTION 
 
The purpose of this study is to review all residentially-zoned properties in the unincorporated 
community of Cerritos Island to determine if there is a need for zoning ordinance amendments 
to address development of undersized parcels.  On July 22, 2008, the Board of Supervisors 
instructed the Department of Regional Planning to conduct the comprehensive zoning study. 
Based on the research and analysis in this report, this study concludes that a zoning ordinance 
amendment is needed to address issues of neighborhood compatibility, street access and public 
safety associated with development and/or redevelopment of undersized parcels in the study 
area.  This study recommends the establishment of a community standards district to institute 
guidelines and review procedures for undersized parcels to ensure any negative impacts from 
continued development of undersized parcels in the study area are mitigated. 
 
This zoning study includes the following information: 

• Background:  Provides an overview of the urgency measure currently in place 
• Study Methodology 
• Issues:  Provides an overview of the issues identified  
• Existing Conditions: Provides an overview of the existing conditions in the study area, 

including development pattern, access, current land uses and neighborhood character. 
• Policy Analysis:  Provides a comprehensive review of policies and requirements that 

relate to development of undersized parcels. 
• Review Procedures:  Provides a discussion of the review procedures applicable to 

undersized parcels. 
• Development Potential:  Assesses the development potential both from development of 

vacant parcels and redevelopment of parcels with single-family residences straddling 
multiple parcels. 

• Undersized Parcels Countywide: Provides a breakdown of the undersized parcels (less 
than 5,000 square feet) found countywide by supervisorial district. 

• Findings 
• Options 
• Recommendation 

SUMMARY OF FINDINGS 
The following summarizes the study’s findings and recommendation: 

• The parcels in the study area were created in 1927 by License Surveyor Map 24-28.  
The majority of the lots are shown as 25-feet wide by 62.5-feet deep, for an area of 
1,562.5 square feet, which is 69% less than the minimum lot size of 5,000 square feet 
currently required for R-1 zoned parcels. 

• The study area is primarily characterized by one-story and two-story detached homes 
straddling multiple lots.  The construction of new two- and three-story townhouse-style 
homes on 1562.5 square foot lots is incompatible in terms of height and bulk with the 
prevailing one- to two-story dwellings straddling multiple lots.   

• The study area is primarily “built-out.” There are currently 17 vacant “buildable” parcels 
remaining.  Of those, 12 or 70% are located on Elmcroft Avenue.  However, in recent 
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years, five single-family structures have been demolished and replaced with ten single-
family “townhouse-style” structures (one per lot), doubling the number of dwelling units 
that used to occupy the same amount of acreage.  Given this recent trend, the age of the 
existing housing stock (1940-1960), and the parcel fabric established by License 
Surveyor Map 24-28, there is potential for this type of redevelopment to continue. 

• Most of the streets in the study dead-end at 167th Street.  All of the dead-end streets in 
the study area are approximately 650 feet in length, with no turnaround.  Current county 
standards require a turnaround for dead-end streets longer than 300 feet in length.  
Dead-end streets with no turnarounds have several disadvantages, including, difficulty 
maneuvering for emergency vehicles which can jeopardize emergency response.  
Development of the existing vacant lots and/or redevelopment of single-family structures 
straddling multiple lots would increase the number of dwelling units served by the 
existing dead-end streets. 

• The 1980 adopted General Plan includes several policies related to review of 
substandard parcels to ensure such development does not result in significant public 
health and safety impacts to the surrounding community.  The current review procedure 
for residential development on undersized parcels in the study area, however, does not 
include review of neighborhood compatibility or impacts to surrounding neighbors. 

• Recommendation: This study recommends the establishment of a community standards 
district to address development of undersized parcels in the study area. 

BACKGROUND 
 
In response to neighborhood concerns associated with recent construction of new homes on 
undersized, narrow lots in the unincorporated Cerritos Island area, the Los Angeles County 
Board of Supervisors (Board) on April 15, 2008, requested that the Los Angeles County 
Department of Regional Planning (DRP) conduct a study to review development activity in the 
Cerritos Island area, including pending applications and approvals for yard modifications and a 
comparison of County and neighboring cities’ requirements for yard modifications.  On May 13, 
2008 the Director of Planning provided a report to the Board of Supervisors with four options 
(See Appendix A):  
 

1. Maintain existing yard modification procedure; 
2. Maintain the existing yard modification procedure, but require a 500 foot radius 

notification instead of 100 feet; 
3. Instruct Regional Planning to prepare an urgency ordinance and review the 

appropriateness of a Community Standards District (CSD) for Cerritos Island and report 
back to the Board within 30 days regarding interim regulations for yard modification until 
a CSD or other regulatory procedure is developed; 

4. Instruct Regional Planning to change Section 22.48.180 of the Zoning Code to require a 
more rigorous yard modification process in all unincorporated areas and bring the 
revised ordinance change back to the Board for consideration. 
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In response, the Board adopted Interim Urgency Ordinance No. 2008-0027U on June 10, 2008.  
This Urgency Ordinance, extended once on July 22, 2008 and again on June 2, 2009, requires 
approval of a Conditional Use Permit (CUP) for new residential buildings and building additions 
that exceed 26 feet in height and for yard modifications other than for fences or walls which are 
located within required setbacks in all residentially-zoned parcels in the unincorporated Cerritos 
Island area bounded by 166th Street to the north, Gridley Road to the east, 167th Street to the 
south and Elmcroft Street to the west.  In addition, the Board directed DRP staff to conduct a 
comprehensive zoning study to review all residentially-zoned properties in the affected area and 
to consider a possible permanent zoning ordinance amendment (see Appendix B). The urgency 
measure will remain in effect until June 9, 2010.   

STUDY METHODOLOGY 
 
This study analyzes the existing conditions within the Cerritos Island unincorporated community, 
with a focus on health, safety, and aesthetic impacts related to development of undersized, 
narrow lots. Data was obtained from internal records and other County agencies on existing 
uses, ownership, entitlements, and historic development patterns. The study also includes an 
analysis of existing procedures, fire access and street requirements, and development 
standards governing development of the subject properties.  
 
Input from community stakeholders and neighboring jurisdictions was received throughout the 
process. This included a signed-petition from surrounding property owners, letters from property 
owners within and around the Cerritos Island area, input from the City of Cerritos, and targeted 
outreach to impacted constituents.  
 
The research findings and input from community stakeholders were used to identify the main 
issues related to development of the remaining vacant lots in the study area, assess the current 
development review and entitlement process, and devise strategies to ensure that future 
development is safe and compatible with the surrounding community.  

ISSUES 
 
Several issues were identified by the Board of Supervisors and community stakeholders, which 
this study seeks to address. These include neighborhood compatibility, adequacy of the current 
yard modification procedure, adequate noticing for new residential development, and public 
health and safety concerns. The following is a summary of the issues identified: 
 
Neighborhood compatibility  
Neighborhood compatibility relates to issues of height, bulk, aesthetics, and privacy. Recent 
construction in the unincorporated Cerritos Island area included a three-story single-family 
home located less than 25 feet from the backyard of single-family residences in the City of 
Cerritos, and adjacent to one-story single-family residences in the unincorporated area. The 
three-story structure can be viewed from adjacent streets within the unincorporated community 
and City of Cerritos, impacting the visual character of these neighborhoods. Residents of the 
City of Cerritos and the unincorporated area have also cited loss of privacy and spillover light as 
negative impacts of this new development.  
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Review Procedures 
Section 22.48.180 of the Los Angeles County Zoning Code authorizes the director of planning 
or the county engineer to grant a yard or setback modification without notice or hearing where 
topographic features, subdivision plans or other conditions create an unnecessary hardship or 
unreasonable regulation or make it obviously impractical to require compliance with the yard 
requirements or building setback line. This administrative process applies to the undersized 
Cerritos Island parcels because their size makes it unreasonable to comply with minimum 
required structure sizes without modifying yard requirements. Concern has been raised that the 
administrative process does not provide the appropriate level of review for proposed 
modifications of building line setbacks. 
 
Adequate Noticing 
The current yard modification procedure requires noticing of property owners within 100 feet of 
the subject property.  Residents that fall outside of the 100 foot notice buffer have expressed 
concern about the lack of noticing for new residential projects. 
 
Dust Impacts from Unimproved Parcels 
The majority of undeveloped parcels within the study area are located along Elmcroft Avenue. 
Elmcroft Avenue is a 20-foot wide private street that is mostly unpaved. Driving along this road 
creates dust that impacts the air quality of surrounding properties.  
 
Inadequate Emergency Access  
Most of the north-south running streets in the study area dead-end at 167th Street, which is a 
20-foot wide road reservation that is closed to through traffic except between Harvest Avenue 
and Mapes Avenue. None of the dead-end streets include a turnaround, which leads to traffic 
having to double back by turning into private driveways. In addition, access to the parcels on 
Elmcroft Avenue is only through the 650-foot long, 20-foot wide unimproved private street.  
Currently, a vacant parcel is used as a turnaround for traffic on Elmcroft Avenue; however future 
development of the vacant parcels along Elmcroft Avenue will eliminate this turnaround space. 
Access to the parcels between Longworth Avenue and Harvest Avenue is through 167th Street 
or Harvest Avenue, both only 20 feet wide. The limited widths of Elmcroft Avenue, 167th Street 
and Harvest Avenue, as well as, the lack of turnaround space and through access on other 
streets in the community raise public safety concerns related to safety in case of a fire, panic or 
other emergency.  

EXISTING CONDITIONS 
 
This section provides an overview of the existing conditions in the study area, including: study 
area boundary, general plan land use and zoning; development pattern; access; current land 
uses; and neighborhood character. 
 
 

Study Area 
Located in southeast Los Angeles County, northeast of the intersection of the 605 and 91 
Freeways, the study area is bounded by 166th Street to the north, Gridley Road to the east, 
167th Street to the south, and Elmcroft Avenue to the west. One of the smaller “urban islands” of 
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unincorporated land in Los Angeles County, Cerritos Island has a land area of approximately 
19.41 acres. 
 
The nearest freeway is State Route 91 (Artesia Freeway), which can be accessed by Pioneer 
Boulevard almost one half mile to the East. One major thoroughfare provides access to 
commercial and service areas outside of the community. The community’s major east-west 
artery, 166th Street, provides access to the commercial corridor of Pioneer Boulevard.  
 
The study area is surrounded by the City of Cerritos on its south, east and west sides. The City 
of Norwalk bounds the northern edge of the unincorporated community.  
 

 
Figure 1 – Vicinity Map 
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General Plan Land Use and Zoning 
The entire study area is designated 1- Low Density Residential (1 to 6 dwelling units per acre) in 
the Los Angeles County General Plan (see Figure 2: Land Use Map). This designation provides 
areas suitable for single-family detached housing units at densities which typically range from 
one to six units per net acre.  Most of the study area is developed with single family detached 
residential units at a higher density range than specified for the Low Density Residential 
category - single-family areas are developed to 12 units per acre while multi-family areas are 
developed to 16.75 units per acre.   
 
 

 
Figure 2:  Land Use 
 
 
All parcels in the study area are in the R-1 (Single-family residence) Zone, except for four 
properties which are zoned R-2 (Two Family Residence). The properties in the R-2 zone are 
located at 11330 and 11360 166th Street and 16705 and 16715 Gridley Road (see Figure 3: 
Zoning Map).  The R-1 Zone permits adult residential facilities, family child care homes, foster 
family homes, group homes, single-family residences, second units, and small family homes. 
The R-2 Zone permits all these uses and two-family residences. 
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Figure 3:  Zoning 
 

Development Pattern 
The Cerritos Island subdivision was recorded in 1927 by License Surveyor Map 24-28, prior to 
the adoption of minimum lot size standards for that area (see Appendix C: Licensed Surveyor 
Map 24-28). Subdivisions such as these are commonly referred to as “antiquated subdivisions” 
because they were recorded prior to the enactment of land development regulations and in 
many cases are not suitable for development as originally platted.   
 
License Surveyor Map 24-28 depicts a total of 261 parcels and 20-foot road reservations, 
totaling 40-foot roads in the interior of the study area and 20-foot road reservations along the 
exterior edges (currently Elmcroft Avenue and 167th Street). The majority of lots are shown as 
25-feet wide by 62.5-feet deep, for an area of 1,562.5 square feet, which is 69% less than the 
minimum lot size of 5,000 square feet currently required for R-1 parcels. 1 
 

                                                            
1 Los Angeles County Code, 22.52.100, 22.52.250 
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Many of the lots in the study area are currently depicted as being tied to one another with a 
hook in the assessor maps, which denotes common ownership between contiguous parcels.  
Over the years property owners have combined two or more of the 25-foot wide lots into larger 
building sites (i.e. 3,000 square feet) as they constructed homes.  This is consistent with the 
predominant development pattern of one single-family residence straddling two or more lots, 
which occurred primarily from 1940 to 1960.2  Development of single-family residences on 
single 25-foot wide lots occurred more recently, primarily from 1998 to 2007.3  In some cases, 
single-family structures straddling two or more lots have been demolished and replaced with two 
or more single-family residences.4 
 
 

 
Figure 4: Development Pattern 
 
 

                                                            
2 Based on review of assessor data 
3 Based on review of assessor data and KIVA records 
4 Based on comparison of aerial imagery from 2001, 2006 and 2008. 
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Access 
The majority of the study area is accessed from 166th Street. Eight north-south traversing 
streets provide access to the interior of the area as follows: 
 

• Elmcroft Avenue: A partially paved approximately 20-foot wide, 650-foot long 
unimproved private road with no sidewalks.  Elmcroft Avenue dead-ends at 167th street. 
   

• Eric Avenue, Alora Avenue, and Graystone Avenue: Improved 40-foot wide public 
streets, with 34 feet of paved road and 3 feet of sidewalk, accessed directly from 166th 
Street.  These streets dead-end at 167th Street and have an approximate length of 650 
feet with no turnaround. 

 
• Mapes Avenue, Longworth Avenue, and Harvest Avenue: Mapes and Harvest Avenue 

are accessed directly from 166th Street and provide access to Longworth Avenue via 
167th Street. Mapes is an improved 40-foot wide public street, with 34 feet of paved road 
and 3 feet of sidewalk. Mapes provides access to Longworth via 167th Street, a private 
20-foot wide street with alley-like improvements. Longworth is an improved 40-foot wide 
private street that dead-ends at the church facility.  The northern portion of Harvest 
Avenue is an improved 20-foot wide public alley, while the southern portion is private 
and unimproved. 

 
• Gridley Road: An 80-foot wide four lane improved public street, with 64 feet of paved 

road and 8 feet of sidewalk, that provides vehicular access directly onto the Calvary 
Chapel property and pedestrian access to the multi-family residential development 
located on the southwest corner of 166th Street and Gridley Road. 

 
The streets in the study area are fairly narrow, 34-feet of paved road in the interior of the study 
area with 3-foot wide sidewalks, and 20-feet in the exterior (along Elmcroft, Harvest and parts of 
167th) with no sidewalks.  Most of the streets dead-end at 167th Street, which is designated as a 
road reservation, but is currently not functioning as a street west of Mapes due to encroachment 
of residential side yards, walls and fences.  All of the dead-end streets in the study area are 
fairly long, approximately 650 feet in length, with no turnaround.  Traffic generally has to double-
back by turning into private driveways. 
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Figure 5 - Access Diagram 
 
 

Current Land Uses 
The study area contains no commercial or industrial uses. Currently the majority of parcels in 
the community are developed with one- and two-story single-family detached residences, with 
the exception of one three-story residence on Elmcroft Avenue. Three large parcels in the 
northeastern portion of the community are used as religious facilities by the Calvary Cross 
Chapel and the First Evangelical Church of Cerritos. One parcel located in the northeast corner 
of the community is also currently developed with multi-family residences. Twenty of the 137 
parcels in the study area remain undeveloped.  The total acreage of vacant parcels in the 
community is 0.98 acres.  Fourteen or 70% of the vacant parcels in the study area are located 
on Elmcroft Avenue.  Two of the vacant parcels are located in a designated road reservation 
along 167th Street. 
 
To the south and west of the study area are single-family residential areas in the City of 
Cerritos. Directly east of the unincorporated Cerritos Island community is an electricity 
substation and multi-family residences. Cerritos College and a single-family residential 
neighborhood in the City of Norwalk are located directly north of Cerritos Island.  
 



   

               

Cerritos Island Zoning Study    Page 14 of 33 

 
Figure 6 – Current Land Uses  
 
 
The following table summarizes the current land uses for the 137 parcels in study area: 
 

Use 
Number 
of Lots 

Percent 
of Lots 

Total 
Acreage 

Percent 
of 

Acreage 
Total 
Units 

Percent 
of Units 

Single-Family 
Residential 113 82% 9.41 62% 113 78% 
Multi-Family 
Residential 1 1% 1.91 12% 32 22% 
Vacant 20 15% 0.98 6% 0 0% 
Religious Institution 3 2% 3.00 20% 0 0% 
Total 137 100% 15.30 100% 145 100% 

Table 1:  Current Land Uses  
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Neighborhood Character 
Single-Family Residential Areas 
The overall visual character of the study area is defined by modest one-story single family 
homes straddling two or more lots and newer two-story townhouse-style homes on 25-foot wide 
lots, with the exception of one three-story home along Elmcroft Avenue.  Back, front, and side 
yards are highly limited in size due to the small size of most parcels.  Lot sizes range from 3,000 
square feet to 1,562 square feet.  The newer townhouse-style homes feature front elevations 
entirely dominated by the parking garage, with front door entrances either at the rear or the side 
of the property, and little to no impervious surfaces.  
 

   
Typical one-story houses    Typical two-story townhouse-style houses 
 
Homes in the study area front the north-south running streets of the community and are 
generally accessed from the streets they front, except the homes fronting Longworth Avenue, 
which can only be accessed from the back along an alley leading to Harvest Avenue or from 
167th Street, a private street with alley-like improvements.  
 

            
Harvest Avenue     167th Street 
 
Elmcroft Avenue 
Elmcroft Avenue remains predominantly undeveloped.  Currently, six homes front Elmcroft 
Avenue, with the remaining parcels left unimproved. Homes on the western side of Elmcroft 
Avenue in the City of Cerritos front Winward Avenue, leaving their backyards directly across 
from the fronts of the homes in the unincorporated area.  Recent construction on Elmcroft 
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Avenue included a three-story townhouse-style home, which both unincorporated and City of 
Cerritos residents complained is out of scale with the surrounding neighborhoods.   Recent 
construction also included three two-story homes with second-story front balconies overlooking 
private backyards. City of Cerritos residents raised concern over loss of privacy due to the 
second story balconies. 
 

   
New homes on Elmcroft Avenue View of new three-story home on Elmcroft 

Avenue from Eric Avenue 
 
City of Cerritos 
The residential areas adjacent to the study area in the City of Cerritos are predominantly 
characterized by one- and two-story single-family residences on tree lined streets.  Lot sizes 
range from 5,000 to 6,000 square feet in area.  Streets are wider, generally 40 feet of paved 
road, with 8-foot wide sidewalks.  Houses appear to be larger than those in the study area, with 
an average height of 26 feet.5   
 

   
Typical Cerritos house    Typical Cerritos Street 
 
 
 

                                                            
5 Based on field and GIS surveys. 
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POLICY ANALYSIS 
 
To understand how the current standards and review procedures for single-family homes on R-1 
zoned parcels affect development of undersized lots, the staff conducted a comprehensive 
review of policies, development standards, procedures and other requirements related to the 
development of undersized residential parcels.  
 

Zoning Code (Title 22) 
The County’s Zoning Code (Title 22) contains a number of development standards and 
requirements which affect development of single-family residences in the study area. The 
following is a brief discussion of some key provisions: 
 
Zoning History  
Zoning was first introduced in the study area with Ordinance 1494, adopted September 12, 
1927. The Official Zoning Plan for the Artesia District, adopted by Ordinance No. 5800 on 
August 14, 1951, depicts the zoning of the Cerritos Island as A2-5 (Heavy Agriculture, 5 acre 
minimum lot size). In 1968 Ordinance No. 9549 amended zoning in the Cerritos Island, 
establishing the pattern that remains today. This ordinance designated the majority of the 
community as R-1 (Single-Family Residence Zone) and designated several lots on the eastern 
portion of the community as R-2 (Two Family Residence Zone). 
 
Minimum Lot Size (22.52.100) 
The required minimum lot size for R-1 parcels is 5,000 square feet, unless the parcel was 
legally created prior to the establishment of minimum lot size requirements, in which case, the 
area of the parcel at the time of creation satisfies required area.  Subsection 22.52.100.B of the 
Los Angeles County Zoning Code provides that a parcel satisfies required area if all of the 
following three conditions are present: 
 

1. The parcel was created prior to the adoption of the ordinance which imposed the area 
requirements; 

2. A  deed was dully recorded; 
3. The property owner does not own any contiguous parcels. 

 
As noted above, the current zoning and lot size standards for the study area were imposed in 
1968 with Ordinance No. 9549.  The surveyor map that originally established the parcels in the 
study area was recorded in 1927, before the establishment of the current minimum lot size 
requirement for those parcels. All of the parcels in the study area have less than the minimum 
lot size of 5,000 square feet, however, pursuant to subsection 22.52.100.B of the Zoning Code, 
the parcels in the study area satisfy required area despite being substandard in size because 
they were legally created before 1968 when the minimum lot size of 5,000 square feet was 
imposed, provided the same property owner does not own any contiguous parcels. 
 
Minimum Lot Width (22.52.030) 
The required minimum lot width for R-1 parcels less than 7,000 square feet is 50 feet.  As with 
required area, a parcel satisfies required width, regardless of the actual width of the parcel, if it 
was legally created prior to the establishment of minimum width requirements and the property 
owner does not own any contiguous parcels.  As with required area, the 25-foot wide parcels in 
the study area satisfy required width because the lots were legally created before the minimum 
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width of 50 feet was imposed, provided the same property owner does not own any contiguous 
parcels. 
 
Substandard Area or Width (22.52.150) 
This section of the code provides that no building or structure shall be constructed, altered, 
occupied or used in Zones R-1, R-2, R-A, A-1, A-2 or A-2-H on any lot or parcel of land which 
does not satisfy required area or required width, except that one single-family residence may be 
constructed on a parcel of land in the R-2 zone provided it has an area of at least 2,500 square 
feet and satisfies required width.  As noted above, most of the parcels in the study area satisfy 
both required area and required width because they were legally created prior to the 
establishment of minimum lot size and width requirements for those parcels. As such, structures 
and uses allowed in the R-1 zone are allowed for the study area parcels despite being 
substandard in size and width.  
 
Setback, Height and Parking Requirements 
The following table summarizes the setback, height, parking and other development standards 
applicable to the study area:  
 
 

Provision Section 
Side yard setback Section 22.48.100: A lot having less than 50 feet in width may 

have interior side yards equal to 10% of the average lot width, 
but in no event less than three feet in width.  Therefore, the 
required side yard setback for the 25 foot wide parcels is three 
feet. 

Rear yard setback Section 22.48.110: Lots having less than 75 feet in depth may 
have a rear yard equal to 20% of the average depth, but in no 
event less than 10 feet in depth.  The study area parcels are 62.5 
feet in depth, therefore the required rear yard setback is 12.5 
feet. 

Front yard setback Section 22.20.120: 20 feet 
Maximum height Section 22.20.110: 35 feet 
Parking Section 22.52.1180: 2 standard covered parking spaces 

(minimum 400 square feet) 
Building width Section 22.52.105.3: Every single-family residence shall be at 

least 18 feet wide if it is located on a parcel less than 26 feet in 
width. 

Habitable space Section 22.52.105.4: Every single-family residence shall have a 
floor area of at least 800 square feet 

Table 2:  Development Standards for R-1 Zoned Parcels 
 
 
The standards highlighted in Table 2 apply to all single-family residential development 
regardless of parcel size, unless specified otherwise in a community standards district.  The 
typical undersized parcel in the study area is 1,562.50 square feet.  It is infeasible to build a 
single-family residence with the minimum habitable floor area of 800 square feet and a two-car 
garage or carport, which can take up a minimum of 400 square feet on such a small lot without 
approval of a yard modification (see Figure 7:  Undersized Parcel Diagram).  In the case of the 
Elmcroft Avenue parcels, the Department of Public Works also requires a 10-foot highway 
dedication on top of the required front yard setback, which further reduces the buildable area for 
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those parcels.  Consequently, building a second and third story is the only option for achieving 
the minimum habitable area.  The only other alternatives would be to leave the lot vacant or 
merge it with an adjacent property, which is not always feasible.  
 
 

 
Figure 7: Undersized Parcel Diagram 
 

General Plan  
The adopted 1980 General Plan, which provides overall land use planning guidance for the 
unincorporated areas of the County, includes several policies related to development of 
substandard parcels.  The following is a discussion of some key policies: 
 
Land Use Policy Statements 
Ensure Compatibility of Development 
 
Policy 7 Assure that new development is compatible with the natural and manmade 

environment by implementing appropriate locational controls and high quality 
design standards. 

 
Policy 16 Prohibit development of existing substandard parcels when it is determined that 

such development, individually or in combination with adjacent existing and/or 
proposed development, will significantly increase exposure to unmitigable public 
health and safety hazards. 

 
Policy 17 Discourage the development of existing substandard parcels when it is 

determined that such development, individually or in combination with adjacent 
existing and/or proposed development, will result in:  (1) significant degradation 
of natural resources shared by community residents; (2) overburdening of 
existing and/or planned public services and facilities; and/or (3) disruption of 
established community character recognized in the Plan. 
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Policy 16 prohibits development of existing substandard parcels if it is determined that such 
development would increase exposure to unmitigable public health and safety hazards.  Policies 
7 and 17 address neighborhood compatibility.  Currently, for legally created undersized parcels 
in the R-1 zone, single-family residences are a permitted use subject to a zoning conformance 
review, regardless of lot size.  The zoning conformance review, however, only confirms 
compliance with existing standards and does not include an analysis of public health and safety 
hazards, or neighborhood compatibility.  To be consistent with the policies noted above, 
undersized parcels in the study area should undergo a higher level of review where public 
health and safety impacts, and neighborhood compatibility can by analyzed.   
 

Noise Requirements 
The Los Angeles County Environmental Protection Code (Title 12) includes provisions that 
address construction noise, including noise limits and hours of operation. Section 12.12.030 of 
the Environmental Protection Code prohibits construction noise in residential areas on Sundays 
and between the hours of 8:00 p.m. to 6:30 a.m. Monday through Saturday.   
 

Fire Safety Requirements 
Prior to the issuance of a building permit for the construction of a single-family residence in the 
study area, Building & Safety is required to verify the following fire safety requirements: 
 

1.The subject property is not located in a Very High Fire Hazard Severity Zone;  
2.The water system is capable of delivering at least 1250 GPM at 20 PSI for two hours; 
3.The distance from the structure to the fire hydrant does not exceed 450 feet via vehicular 

access; 
4.The proposed structure is within 150 feet of a vehicular access roadway that is a minimum 

of 20 feet wide, paved with concrete or asphalt and does not exceed 15% grade.  
 
Typically, projects that only require ministerial approval are not referred to the Fire Department 
for additional comment, as is the case with projects in the study area.  The plan checker at 
Building & Safety completes Part III of Form 195 to verify compliance with the fire safety 
requirements (see Appendix D: Form 195).  In recent years, three new houses on Elmcroft 
Avenue received certificates of occupancy without meeting the paved access requirement (item 
4 on Form 195).  However, the last house built on that block has not received its certificate of 
occupancy and will not receive it until it satisfies the paved access requirement, which will 
require that the property owner pave the private street from 166th Street to the new structure 
(see Figure 8: Elmcroft Avenue Future Paved Access).  This will address the minimum 
requirement for paved access and also minimize the dust impacts from driving on the unpaved 
road. 
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Figure 8:  Elmcroft Avenue Future Paved Access 

 

Private Streets 
Improvements and Maintenance  
The study area includes four private streets (Elmcroft Avenue, 167th Street, Longworth Avenue 
and Harvest Avenue), one of which, Elmcroft Avenue, is currently unimproved.  According to the 
Los Angeles County Department of Public Works, public funds cannot be used for the 
improvement of privately-owned streets and roads; maintenance of private streets is the 
responsibility of adjoining property owners. However, there are three methods available to 
improve private streets that could be employed in the case of Elmcroft Avenue: 
 

1. Property owners can hire a private contractor to improve the street, which would remain 
privately owned. 

 
2. Property owners can hire a civil engineer and a contractor to design and build street 

improvements to County standards. Once the street improvements are completed, the 
street can be dedicated to the County for operation and maintenance.  This option, 
however, is unlikely due to the narrow width of Elmcroft Avenue, only 20 feet in most 
places, and the shallow depth of the adjoining parcels, only 62.5 feet.  Improvements to 
County standards would most likely require that the road be widened, further reducing 
the amount of buildable area for the adjoining parcels. Design standards for new 
residential streets in the unincorporated areas of Los Angeles County can be found in 
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Section 21.24.090 of the Los Angeles County Subdivision Code. For residential streets, 
right-of-way and improvement widths vary from a 48 foot right-of-way with a 34 foot 
paved roadway for a service road to a 64 foot right-of-way with a 40 foot paved roadway 
for an entrance street.  These widths may be modified for a variety of reasons but in no 
case can the right-of-way be less than 40 feet.6   

 
3. The County can design and construct the improvements to the private road.  Property 

owners would then finance the cost of the project through an annual assessment. To 
initiate the process, an initial petition signed by at least 70 percent of the affected 
property owners is required. A final ballot requiring a majority vote of the property 
owners is necessary to form the district and approve the assessment. Prior to initiating 
design and construction, the County would also need an assurance that 100 percent of 
the property owners agree to dedicate the necessary right of way at no cost to the 
County. Upon completion of construction, the street would be dedicated to the County 
for operation and maintenance.7  This option is also unlikely for the same reason 
outlined in option 2. 

 
Encroachments  
In addition to Elmcroft Avenue, 167th Street is depicted as a road reservation on the 1927 
licensed surveyor map.  This dedication only functions as a street between Harvest Avenue and 
Mapes Avenue.  West of Mapes Avenue, 167th Street is closed to through traffic due to 
encroachment by residential side yards, vegetation, walls and fences.  According to the 
Department of Public Works, the private streets (Elmcroft and 167th) were never accepted by 
the County.  In situations like this, the encroachments and access rights would be governed by 
civil law, and the Department of Public Works would have no authority to remove the 
encroachments into those private easements. 
 

Dead­End Streets and Flag Lots 
Dead-end streets and cul-de-sacs are regulated by the rules and regulations governing the 
subdivision of land.  Historically, dead-end streets have been used to provide access to a limited 
number of lots or buildings.8  In the case of the study area, however, the subdivision was not 
originally designed with dead-end streets.  Later development of the area immediately adjacent 
to the study area (now the City of Cerritos) did not continue the street grid established by 
License Surveyor Map 24-28 and in effect reduced cross access along 167th Street, leaving only 
the 20-foot wide private road reservation present today, which, over time, property owners took 
over for private use as yard space.  The resulting pattern of small parcels served by dead-end 
streets with no turnarounds has several disadvantages, which include: 
 

• Access to interior lots can be blocked at the open end of a dead-end street by an 
accident, stalled car or truck, or construction. 

• Traffic has to double back typically by turning into driveways, which is especially 
inefficient for delivery people, emergency equipment, and service vehicles. 

• Fire equipment, trucks, and public works equipment have difficulty maneuvering. 

                                                            
6 Los Angeles County Code, 21.21.090 
7http://dpw.lacounty.gov/general/faq/index.cfm?Action=getAnswers&FaqID=IyItMzcK&Theme=default&ShowTem
plate= 
8 www.nh.gov/oep/resourcelibrary/referencelibrary/c/culdesacs/pasmemo.htm  
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• Insufficient water pressure for firefighting often results when hydrants are located only on 
the outside through street or, are inaccessible when the entrance is blocked.   

• The first equipment arriving at a fire may block equipment arriving later or interfere with 
the maneuvering of equipment. 

• The greater the number of residential units served by a dead-end street, the greater the 
number of persons at risk in the event of an emergency. 
 

The Los Angeles County Subdivision Code (Title 21) limits the length of cul-de-sac streets 
(dead-end street with a turnaround at the end) to 700 feet in length, when serving land zoned for 
residential uses having a density of more than four dwelling units per net acre.9  Title 21 also 
requires a turnaround at dead-end or stub streets longer than 300 feet.10 The dead-end streets 
in the study area are approximately 650 feet in length, but do not include a turnaround. 
Furthermore, the Residential Streets Handbook prepared by the American Society of Civil 
Engineers recommends that dead-end streets serve no more than 20 to 25 houses.11  The 
streets in the study area (not including Elmcroft Avenue) currently serve an average of 28 
houses per street, which is greater than the range recommended by the handbook.  Any future 
redevelopment of single-family houses straddling multiple lots into two or more units as 
discussed earlier could potentially increase the number of houses served by the dead-end 
streets in the study area.   
 
Elmcroft Avenue is a 650-foot long, 20-foot wide unimproved private street which also dead-
ends on 167th Street.  Currently, a vacant parcel is used as a turnaround; however future 
development of the vacant parcels along Elmcroft Avenue will eliminate this turnaround space.  
Although designated as a private street, Elmcroft Avenue functions more like a drive isle (or fire 
lane) serving flag lots.  The width of flag lot drive isles is determined by the Fire Department, 
with a maximum width of 24 feet for three to four homes.  As with dead-end streets, flag lot 
driveways longer than 300 feet require a turnaround, which has typically limited the design of 
flag lots to no more than three or four residences together.12  There are currently six residences 
along Elmcroft Avenue, including the unoccupied structure, and twelve remaining vacant parcels 
(not counting the parcel in the designated road reservation).  Future development of the 
unimproved parcels would increase the number of dwelling units served by Elmcroft Avenue, 
further worsening an existing non-conforming condition.  

REVIEW PROCEDURES 
 
This section provides an overview of the yard modification and certificate of compliance 
procedures as they apply to undersized parcels: 

Yard Modification Procedure (22.48.180) 
Section 22.48.180 of the Los Angeles County Zoning Code authorizes the director of planning 
or the county engineer to grant a yard or setback modification without notice or hearing where 

                                                            
9 Los Angeles County Code, 21.21.190 
10 Los Angeles County Code, 21.21.090 
11 American Society of Civil Engineers, Institute of Transportation Engineers, National Association of Home 
Builders, and Urban Land Institute.  Residential Streets, Third Edition. Washington D.C.: Urban Land Institute, 2001 
12 Department of Regional Planning, Land Divisions Section 
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topographic features, subdivision plans or other conditions create an unnecessary hardship or 
unreasonable regulation or make it obviously impractical to require compliance with the yard 
requirements or building setback line. This process applies to the undersized study area parcels 
because their size makes it unreasonable to comply with minimum required structure sizes 
without modifying yard requirements. 
 
Yard modifications within the Department of Regional Planning are currently processed through 
a director’s review procedure with the following requirements: 
 

• Yard Modification Burden of proof: 
o What topographic features create an unnecessary hardship? 
o Are other adjacent or neighboring properties enjoying setbacks similar to 

what is proposed? 
• Vicinity map depicting all buildings or structures within 500 feet of the subject 

property which have similar setbacks 
• Photographs of the properties with similar setbacks 
• Ownership map and gum labels which contain the contact address of all property 

owners within 100 feet of the subject property 
• Notification of property owners within 100 feet of the subject property 
• 15 day comment period 
• Current application fee is $953.00 

 
Section 22.48.180 does not provide review criteria for how to evaluate yard modification 
requests, other than to determine if the parcel in question meets the specified hardships.  For 
this reason, the burden of proof focuses primarily on the hardship issue.  Issues such as 
neighborhood compatibility or impacts to surrounding neighbors are not directly address in the 
burden of proof. Furthermore, the yard modification provision does not include a limit to how 
much of a yard modification can be requested (i.e. 10% of required setback).  Consequently an 
applicant can ask for any yard modification, no matter how big, without having to go through a 
variance provided he/she can prove hardship. 
 

Certificates of Compliance 
A certificate of compliance is a legal recorded document which certifies that a parcel of land was 
created in compliance with the Subdivision Map Act in effect at the time the parcel was created.  
Certificates of compliance are necessary prior to development for all parcels other than those 
created by an approved and recorded subdivision (typically a tract map or parcel map).  The 
parcels in the study area which were created by a license surveyor map in 1927, the legal 
instrument of the time, require a certificate of compliance to confirm they were legally created.  
 
In general, if a parcel was legally created, regardless of parcel size, and the creation pre‐dates 
minimum lot size requirements, then the parcel is entitled to an unconditional certificate of 
compliance without an undersized note provide the parcel holds the original configuration as 
indicated on the record of survey. If the undersized parcel is legally created post zoning, then 
the parcel is issued an unconditional certificate of compliance with the undersized note.  If there 
were any Map Act violations in the creation of a parcel and the parcel is undersized, the parcel 
is issued a conditional certificate of compliance with the undersized condition included.   
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All of the parcels in the study area were legally created by License Surveyor Map 24-28 in 1927 
prior to the establishment of minimum lot size requirements for that area.  Accordingly, most 
parcels in the study area have received unconditional certificates of compliance without an 
undersized note.  
 
The issuance of a Certificate of Compliance simply means that a parcel complies with the 
Subdivision Map Act and the Los Angeles County Subdivision Code. It does not mean that a 
parcel complies with the Zoning Code, Building Code, or any other law or ordinance. For 
example, the issuance of a certificate of compliance does not certify that a parcel meets 
required area as defined in the Zoning Code. If an undersized parcel was legally created pre-
zoning but the property owner owns one or more contiguous parcels, that parcel does not meet 
required area and the property owner would be required to merge parcels to achieve the 
minimum lot size or request a variance.  Additionally, the issuance of a Certificate of 
Compliance does not necessarily mean that the lot has an approved means of access. Zoning, 
building codes, and access are not criteria used to determine whether a parcel was legally 
created. It is quite feasible that a certificate of compliance can be issued for a parcel that is 
otherwise "unbuildable" for reasons unrelated to land division laws. 

 

DEVELOPMENT POTENTIAL 
 
The following provides an assessment of the remaining development potential in the study area, 
including development of vacant parcels and redevelopment of already developed parcels. 

Vacant Parcels  
According to assessor data, there are currently 20 vacant parcels in the study area.  Two of the 
vacant parcels are located in the road reservation and one has a vacant single-family residence 
pending a certificate of occupancy from Building and Safety,13 which leaves 17 vacant 
“buildable” parcels.  Of the 17 “buildable” parcels, 12 or 72% are located on Elmcroft Avenue.   
 
The 17 vacant parcels in the study area are owned by 12 different property owners as illustrated 
in Figure 8 (also see Appendix E:  Vacant Parcel Ownership). There are three sets of 
contiguous parcels in common ownership (two on Elmcroft and one on Mapes).  Pursuant to 
Section 22.52.100.B of the Zoning Code, the parcels in common ownership would not satisfy 
required area and would be required to either consolidate parcels to achieve the minimum lot 
size or request a variance.  Therefore, based on current ownership, there is potential for 13 new 
single-family structures in the study area, nine of which would be located on Elmcroft Avenue.14 
 
                                                            
13 Prior to the issuance of a certificate of occupancy for this structure, the property owner has to complete the 
following:  (1) Improve the existing private sewer line to County standards, at which point, the Department of 
Public Works will take over maintenance of the sewer line; (2) Improve the private street to comply with Fire 
Department emergency access standards. 
14 Assumes property owners with contiguous parcels would not request a variance for development on individual 
lots. 
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Figure 9: Vacant Parcels Ownership Map 
 

Redevelopment 
Over the years property owners in the study area have tied two or more lots to created larger 
building sites as they constructed homes.  The individual lots created by License Surveyor Map 
24-28, however, remain “buildable” units of land, to the extent they have not been altered and 
the property owner does not own any contiguous parcels, even if the individual lots are smaller 
than the minimum lot size specified by the current zoning.  In recent years property owners in 
the study area have begun to untie parcels, and in some cases, demolished existing single-
family residences straddling two or more parcels, to build one single-family residence per parcel 
(see Figure 4: Development Pattern), raising concern that this trend could continue.  Over the 
past ten years five single-family residences on 12 parcels (.43 acres) have been demolished 
and replaced with ten single-family residences, doubling the number of units that used to 
occupy the same amount of acreage.  In addition, another single-family residence straddling two 
parcels was demolished with the intent to build two single-family residences (one per parcel).  
Site plan applications for the two new structures were approved in March 2008, prior to the 
adoption of the urgency ordinance.  
 
As noted above, undersized parcels in common ownership do not satisfy required area and 
would be required to either consolidate parcels to achieve the minimum lot size or request a 
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variance for development on the individual parcels.  This provision, however, is easily 
circumvented by selling the contiguous parcel(s), in which case the parcels would no longer be 
in common ownership, resulting in multiple legally created “buildable” lots.  It is difficult to 
estimate the number of additional dwelling units that may result from this type of redevelopment, 
however, given the recent trend of untying lots and the age of the housing stock (most built from 
1940 to 1960), it is possible that similar redevelopment could continue, potentially increasing the 
number of dwelling units per acre in the study area. 
 

UNDERSIZED PARCELS COUNTYWIDE 
 
Staff reviewed the number of vacant parcels under 5,000 square feet countywide by 
supervisorial district to better understand if there are similar issues related to development of 
undersized parcels in other unincorporated areas.  According to current assessor data, there 
are 6,720 such parcels in the unincorporated areas countywide, the majority of which are 
located in the Third and Fifth Supervisorial Districts.  The following table provides a summary: 
 

Supervisorial 
District 

Number of Vacant 
Undersized 

Parcels 

Percent of 
Total 

Notes 

SD 1 538 8% majority in East Los Angeles  
SD 2 535 8% majority in Florence-Firestone 
SD 3 1320 20% majority in the Santa Monica 

Mountains and the Malibu Coastal 
Zone 

SD 4 196 3% majority in Hacienda Heights 
SD 5 4130 61% majority in the Antelope Valley 
Total 6720 100%  

Table 3:  Undersized Parcels Countywide 
 
The undersized parcels in the Third District, the majority of which are located in the Santa 
Monica Mountains North Area and the Malibu Coastal Zone, are covered by community 
standards districts established to address development of substandard parcels.  The undersized 
parcels in the Fifth District, the majority of which are located in the Antelope Valley, are not 
covered by a community standards district.  However, most of the undersized parcels in the 
Antelope Valley are located in areas without sewer connection, which means that a buildable 
site in that area would need to be big enough to accommodate a septic system, requiring the 
consolidation of multiple undersized lots to achieve the necessary size before a building permit 
can be issued. 
 

FINDINGS 
 
The following summarizes the study’s findings which respond to the concerns raised by the 
community.  These concerns include neighborhood compatibility, inadequate emergency access 
due to substandard streets, dust impacts from the unimproved street, nuisance noise from 
construction work, and review procedures for undersized parcels.   
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1. Neighborhood compatibility 

Neighborhood Compatibility within the Study Area: 
The study area is primarily characterized by one-story and two-story single-family detached 
homes straddling multiple lots.  Recent construction of two- and three-story townhouse-style 
homes on 1500 square foot lots has raised concern that the new development is a deviation 
from community character. Height, bulk, aesthetics and privacy are among the 
neighborhood compatibility issues raised.  In particular, community residents voiced 
concerned over the recently constructed three-story townhouse-style residence on Elmcroft 
Avenue, which is viewed as out of scale and intrusive. The structure is located less than 25 
feet from the backyards of single-family residences in the City of Cerritos, and less than 11 
feet from the backyards of residences in the unincorporated area.  As with most of the 
newer two-story townhouse-style developments, the three-story house on Elmcroft features 
a front elevation entirely dominated by the parking garage, no front or rear yard, and limited 
buffering.  Furthermore, the limited buffering between structures contributes to the loss of 
light and air of adjacent properties.  Although compliant with existing development 
regulations, structures such as these are incompatible in terms of height and bulk with the 
prevailing one- to two-story dwellings straddling multiple lots in the community. 

 
Neighborhood Compatibility across Jurisdictional Boundaries: 
On the west and south side of the study area, block walls separate the study area from the 
City of Cerritos.  The two communities do not exhibit a common neighborhood character and 
also appear to be two distinct areas. The neighborhood compatibility issues here relate 
more to screening and transition between the two adjacent areas.  The issues primarily 
involve the following: aesthetics related to views of new structures from the residential areas 
immediately west and south of the study area; loss of privacy due to second- story balconies 
overlooking private backyards on Elmcroft Avenue; dust impacts from unimproved parcels 
on Elmcroft; and construction noise. 

 
2. Development potential 

The study area is predominantly “built-out.”  Most of the vacant parcels are located on 
Elmcroft Avenue.  There are 17 remaining vacant buildable parcels in the study area, 12 of 
which are located on Elmcroft Avenue.   Given the current property ownership, there is 
potential for 13 new single-family residences in the study area, nine of which would be 
located on Elmcroft Avenue. 

 
Additionally, in recent years property owners have begun to demolish single-family 
structures straddling multiple lots in the study area to build one single-family structure per 
lot.  Over the last ten years five single-family structures straddling multiple lots have been 
demolished and replaced with ten single-family structures, doubling the number of dwelling 
units that used to occupy the same amount of acreage.  Given the age of the housing stock 
(1940 -1960), there is potential for this trend to continue.  

 
3. Inadequate emergency access 

The majority of the streets in the study area are dead-end streets, approximately 650 feet in 
length with no turnaround.  Currently, the County’s Subdivision Code requires a turnaround 
at dead-end streets longer than 300 feet.  Dead-end streets with no turnarounds have many 
disadvantages, including:  Inefficient traffic flow due to traffic having  to double back by 
turning into driveways; fire equipment, trucks, and utility equipment have difficulty 
maneuvering and in most cases have to backup onto oncoming traffic; the first equipment 
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arriving at a fire may block equipment arriving later, which jeopardizes emergency response 
and may increase the risk of a fire spreading; and, insufficient water pressure for firefighting 
resulting from hydrants located only on the outside through street, which can also increase 
the risk of a fire spreading.  The streets in the study area currently serve an average of 28 
dwelling units per street, which is greater than is recommended by the “Residential Streets” 
Handbook (the Handbook recommends no more than 20 to 25 houses per dead-end street). 
Any future development of vacant lots and/or redevelopment of single-family houses 
straddling multiple lots into two or more houses would increase the number of dwelling units 
served by any given dead-end street in the study area and increase the number of people at 
risk in the event of an emergency. 
 
Furthermore, Elmcroft Avenue is a 650-foot long, 20-foot wide private street that also dead-
ends on 167th Street.  The minimum right-of-way width required by the Department of Public 
Works for residential streets is 40 feet.  Elmcroft Avenue currently functions more like a drive 
isle serving flag lots.  As with dead-end streets, flag lot driveways longer than 300 feet 
require a turnaround, which has typically limited the design of flag lots to no more than three 
or four residences together.  Future development of the unimproved parcels along Elmcroft 
Avenue will increase the number of dwelling units on that street, further worsening an 
existing non-conforming condition. 

 
4. Dust impacts from the unpaved private road 

Driving on Elmcroft Avenue, which is mostly unpaved, creates dust that impacts the 
surrounding properties.  The majority of Elmcroft Avenue is slated to be paved by the 
adjoining property owners as a condition prior to the issuance of a certificate of occupancy 
for the last house built on that street.  Paving of the road and future development of the 
undeveloped parcels will minimize dust impacts. 
 

5. Construction noise 
City of Cerritos residents complained about construction noise during early morning and late 
night hours, and called for consistent construction hours of operation between the two 
jurisdictions. Section 12.12.030 of the Los Angeles County Environmental Protection Code 
prohibits construction noise in residential areas on Sundays and between the hours of 8:00 
p.m. to 6:30 a.m. Monday through Saturday.  The City of Cerritos prohibits construction 
noise from 7:00 p.m. to 7:00 a.m.  The County’s construction hours of operation are already 
fairly consistent with the City’s.  Early morning or late evening construction noise outside the 
established hours of operation is an enforcement issue. 

 
6. Review procedure for undersized parcels 

The parcels created by License Survey Map 24-28 are only 1,562.5 square feet in area, 
which is 69% less than the minimum lot size of 5,000 square feet currently required for R-1 
zoned parcels.  Development of a single-family home with the minimum required 800 square 
feet of habitable space and two-car covered parking is infeasible without a yard modification.  
In cases like these, the Zoning Code authorizes the director of planning to grant yard 
modifications through a Director’s Review procedure where it is determined there is an 
unnecessary hardship.  The yard modification procedure, as currently applied, does not 
include review of issues such as neighborhood compatibility or public health and safety; it 
only provides that a yard modification may be granted if there is a hardship.  Therefore, the 
burden of proof for yard modifications only includes questions related to the hardship issue.  
A change to the review procedure for undersized parcels is needed to address issues of 
neighborhood compatibility and public health and safety. 
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OPTIONS 
 
Staff investigated several alternatives to address review of substandard parcels, including a 
local approach, such as a community standards district and several countywide alternatives, 
such as changes to the yard modification procedure and the establishment of a new combining 
zone for substandard parcels.  The following table provides a summary of the alternatives with a 
brief discussion of the pros and cons:  
 

 
Options Pros Cons 

1 Community Standards District for 
Cerritos Island 

Establish a community standards 
district (CSD) to address 
development of undersized parcels.  
A CSD could provide the following: 

- Define substandard parcel as 
relates to the study area 

- Require a CUP for development on 
substandard parcels 

- Establish neighborhood 
compatibility standards, such as 
a height or story limit 

- Allows for tailored standards 
focused on this area 

- Would provide standards for 
development on the remaining 
vacant lots, and/or redevelopment 
that better integrates with the 
surrounding community 

 

- Adds a layer of regulation and 
another set of standards for staff to 
learn and implement 

- Would only apply to 137 parcels; 
only 18 parcels remain vacant 

 

 

2 Expand the yard modification 
burden of proof  

Yard modifications may be approved 
through a Director’s Review 
procedure as outlined in Section 
22.56.1690.  Section 22.56.1690 
requires that the director either 
approve, approve with conditions or 
deny a proposed modification based 
on the following principles:  

(1) the modification is in  compliance 
with Title 22;  

(2) the modification is so arranged as 
to avoid traffic congestion, insure 
protection of public health, safety 
and general welfare, prevent 
adverse effects on neighboring 
property and is in conformity with 

- Additional information would be 
provided to evaluate impacts of the 
proposed modification 

- Although would only apply to 
proposals requesting a yard 
modification, most development 
proposals in the study area would 
require a yard modification due to 
the limited size of the lots 

 

- Only addresses issue of 
neighborhood compatibility as 
relates to yard modifications (loss 
of light and air); does not address 
other issues related to future 
development, such as height, 
number of stories, aesthetics, etc. 
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Options Pros Cons 

good zoning practice;  

(3) the modification is suitable from 
the standpoint of functional 
developmental design. 

 

3 Amend Section 22.48.180 (Yard 
Modifications) to establish a limit 
on the amount of modification that 
can be requested through a 
director’s review (i.e. 10% 
reduction in yard size), and to 
require a variance for any 
requests above the established 
threshold  

- Provides additional level of review 
for yard modification requests that 
exceed the threshold while still 
providing the option for director’s 
review for minor modifications 

- Addresses a problem with the 
current yard modification 
procedure (lack of review criteria)  

- Only addresses issue of 
neighborhood compatibility as 
relates to yard modifications (loss 
of light and air); does not address 
other issues related to future 
development, such as height, 
number of stories, aesthetics, etc. 

 

4 Establish a new combining zone 
for substandard parcels (– SP); 
apply to Cerritos Island parcels 

- Define substandard as having less 
than 5,000 square feet in area 

- Require a CUP for parcels in the 
SP combining zone  

 

 

- Although countywide approach, 
would initially only be applied to 
Cerritos Island parcels 

- Would provide additional review for 
development on small parcels to 
address issues of neighborhood 
compatibility and health and safety 
impacts 

-Would create another zoning 
designation which would have to be 
addressed in the General Plan and 
the Zoning Ordinance Update 

-The  proposed definition of 
substandard  is specific to the 
Cerritos Island parcels, which may 
not be appropriate for other 
unincorporated areas 

-Requires further study 

 

 

CONCLUSION AND RECOMMENDATION 
 

The study area includes many legally created undersized lots, most of which are located on long 
dead-end streets with no turnarounds.  One of the dead-end streets is a 20-foot wide private 
street that functions more like a driveway for flag lots than a street.  Although the study area is 
primarily “built out,” the recent replacement of five single-family homes straddling multiple lots 
with ten townhouse-style homes (one house per lot) indicates a potential for this type of 
redevelopment to continue, which would significantly increase the number of dwelling units 
served by the existing dead-end streets and further disrupt the character of the existing 
community. 
 
Although the General Plan includes a number of policies related to review of substandard 
parcels to ensure such development does not result in significant public health and safety 
impacts to the surrounding community, in practice, residential development on legally created 
undersized parcels in the study area undergoes the same review procedure as development on 
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standard parcels, which does not include an analysis of neighborhood compatibility, or public 
health and safety impacts.  Therefore, this study concludes that a change in the Zoning Code is 
needed to address review of residential development on legally created substandard parcels in 
the unincorporated community of Cerritos Island.   
 
Staff investigated several alternatives to address review of substandard parcels.  Staff found 
that the definition of substandard can vary from community to community, depending on the 
zoning designation, the minimum lot size required for that area, emergency access, 
environmental constraints, access to sewer, and neighborhood character. A uniform countywide 
approach could have uncontrolled/unintended consequences not yet analyzed and would 
require further study.  A community standards district approach, on the other hand, would allow 
for the development of standards for projects within a defined geographic area that are not 
applicable throughout the entire unincorporated area.  This approach has been used in other 
unincorporated areas with undersized parcels such as the Santa Monica Mountains North Area, 
the Malibu Coastal Zone and the Twin Lakes area.   
 
A community standards district (CSD) for Cerritos Island could address the issues associated 
with development of the undersized parcels specific to the study area.  A CSD could clearly 
define substandard as relates to the unincorporated Cerritos Island area and establish a more 
rigorous review procedure for yard modifications and development of single-family residences 
on substandard parcels.  In addition, a CSD could establish a height limit in keeping with the 
character of the existing community.   The review procedures and standards in the CSD can be 
developed with full community input. 
 
Based on the conclusion of this study, the staff makes the following recommendation: 
 
Instruct the Department of Regional Planning to prepare a community standards district to 
address development of undersized parcels in the unincorporated community of Cerritos Island. 
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FORM 195
Rev. 04/03

Inform

INSTRUCTIONS:

Complete parts I, 
Verifying fire

Complete parts I, 
For buildings

PART I

Building Address:

City or Area:      
 
Nearest Cross Str
 
Distance of Neare

Property Owner:  

Address:               

City:                     

Occupancy (Use o

Type of Construct

Square Footage: 

Present Zoning:   

                             
Applicant’s Signat
COUNTY OF LOS ANGELES FIRE DEPARTMENT
FIRE PREVENTION DIVISION
ation on Fire Flow Availability for Building Permit

For Single Family Dwellings (R-3)

II (A) when:
 flow, fire hydrant location and fire hydrant size.

II (A), & II (B) when:
 equipped with fire sprinkler systems, and/or private on-site fire hydrants.

PROJECT INFORMATION
(To be Completed by Applicant)

                                                                                                                                

                                                                                                                               

eet:                                                                                                                         

st Cross Street:                                                                                                 

                                                         Telephone: (     )                                           

                                                                                                                               

                                                          Zip Code                                            

f Building):                                                  Sprinklered:   Yes        No 

ion                                                                                                                           

                                                        Number of Stories:                                          

                                                                                                                               

                                                                                                              
ure Date

christhomas
Stamp



PART II (A)                   INFORMATION ON FIRE FLOW AVAILABILITY
(Part II  to be completed by Water Purveyor)

 
The distance from the fire hydrant to the property line is                                                                  

feet via vehicular access.  The fire flow services will be rendered from a                                         

inch diameter water main.  The hydrant is located on                                                                       
     (Street)

                                                                     of                                                                                  
       (Feet)        (Direction)           (Nearest Cross - Street)

Under normal operating conditions the fire flow available from this                                                  
(Size)

hydrant is                                  GPM at 20 PSI residual for 2 hours at                           PSI Static

PART II (B)                            SPRINKLERED BUILDINGS ONLY

Detector Location:(check one) Above Grade   Below Grade  Either

Backflow protection required (fire sprinklers/private hydrant):      Yes  No

Type of Protection Required:(check one) 

      Double Check Detector Assembly  Reduced Pressure Principal Detector Assembly

      Other                                                    Domestic Meter Size                                                 

PART II (C)
                                                                                                                                                
Water Purveyor                         Signature

                                                                                                                                                
Date Title     

PART III Conditions for Approval by the Building Department
(To be Completed by Building Department)

The building permit may be issued for single family dwellings when the above information is
complete and shows that the following minimum requirements are met and the property is not in
the Very High Fire Hazard Severity Zone.

The water system is capable of delivering at least 1250 GPM at 20 PSI for two hours.

The distance from the structure to the fire hydrant does not exceed 450 feet via vehicular access.

The proposed construction must be within 150 feet of a vehicular access roadway that is a
minimum of 20 feet wide, paved with concrete or asphalt and does not exceed 15% grade.

                                                                                                                                                          
APPROVED BY DATE OFFICE

This Information is Considered Valid for Twelve Months

Where the water service does not meet the above requirements for approval by the Building Department,
Fire Prevention Division approval of the site plan will be required before a Building Permit can be issued by
the Building Department.  



Appendix E 

Vacant Parcel Ownership Data 
 

   



‐blank page‐ 

 



Cerritos Island  
Vacant Parcel Ownership Data 

 
Assessor 

Parcel Number 
Street Owner Owns 

Contiguous 
Parcel 

7016014071 Elmcroft Loyd & Loyd Development Yes 
7016014072 Elmcroft Loyd & Loyd Development Yes 
7016014010 Elmcroft Loyd & Loyd Development Yes 
7016014052 Elmcroft R. Zohrabian No 
7016014053 Elmcroft J. Obayashi No 
7016014013 Elmcroft Loyd & Loyd Development No 
7016014016 Elmcroft C. Bessler No 
7016014017 Elmcroft F. Ramos No 
7016014022 Elmcroft B. Perry Yes 
7016014023 Elmcroft B. Perry Yes 
7016014024 Elmcroft B. Perry Yes 
7016014025 Elmcroft S. Jandial No 
7016014025* Elmcroft B. Perry - 
7016014034* Eric B.Perry - 
7016019016 Graystone S. Cortez No 
7016021035 Graystone S. Jandial No 
7016021049 Mapes Federal Home Loan Mortgage Yes 
7016021050 Mapes Federal Home Loan Mortgage Yes 
7016021001 Mapes G. Garcia No 
*Parcel located in the designated road reservation 
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	OFFICE INFORMATION: Fire Prevention Engineering
5823 Rickenbacker Road
Los Angeles, CA  90040
Telephone (323) 890-4125  Fax (323) 890-4129
	Building Address: 
	City or Area: 
	Nearest Cross Street: 
	Part I-Cross St: 
	Property Owner: 
	Area Code: 
	Telephone Number: 
	Property Owner's Address: 
	City: 
	Zip Code: 
	Occupancy: 
	Sprinklered-Yes: Off
	Sprinkler-No: Off
	Construction Type: 
	Square Footage: 
	Number of Stories: 
	Present Zoning: 
	Date: 
	Distance between hydrant and property line: 
	Fire flow services-inches: 
	Hydrant Location: 
	Feet: 
	Direction: 
	Part II-Cross St: 
	fire flow size: 
	Hydrant GPM: 
	PSI: 
	Above Grade: Off
	Below Grade: Off
	Either Grade: Off
	Backflow Yes: Off
	Backflow No: Off
	Protection-double: Off
	Protection-Reduced: Off
	Protection-Other: Off
	Type of Protection-Other: 
	Domestic Meter Size: 
	COMPANY NAME: 
	Part II-Date: 
	TITLE: 
	Part III-Date: 
	OFFICE: 


